
 
 
 
 
 

Planning Staff Report to 
Greenville Planning Commission 

December 10, 2021 
for the December 16, 2021 Public Hearing 

 

 
Docket Number: AEC-21-900 

Applicant: Arbor Land Design 

Property Owner: Joseph Francis Jr. 

Property Location: Northwest corner of Grove Road and Hawthorne Lane 

Tax Map Number(s): 0105000300700, 0105000301100, 0105000301200 

Acreage: 1.56 acre 

Zoning: OD, Office & Institutional District  

Proposal: Alternative Equivalent Compliance from Section 19-6.2 Landscaping, 
Buffering, and Screening and Section 19-6.8 Design Standards for 
Multifamily Development 

Staff Recommendation: APPROVE, with staff comments and conditions 
 
 
Applicable Sections of the City of Greenville Code of Ordinances: 
Sec. 19-1.3.18. Alternative equivalent compliance 
Sec. 19-6.2. Landscaping, Buffering, and Screening 
Sec. 19-6.8 Design Standards for Multifamily Development 

 

Project Overview: 

The applicant proposes an Alternative Equivalent Compliance design in lieu of compliance with the 
regulations of Section 19-6.2 Landscaping, Buffering, and Screening as well as Section 19-6.8 Design 
Standards for Multifamily Development. The applicant received Planning Commission approval for a 23-
unit multifamily development, known as Hawthorne Summit, at the northwest corner of Grove Road and 
Hawthorne Lane on November 18, 2021, however that approval was conditioned with a requirement to 
obtain Alternative Equivalent Compliance because the design did not fully comply with the required Land 
Management Ordinance provisions. 

The applicant requests a reduction of the neighborhood protection buffer and setback requirements 
between the proposed residential multifamily development and the adjacent, existing detached single-
family dwelling. In lieu of the required 25-foot building setback and 20-foot required landscape buffer, the 
applicant proposes a 15 to 25-foot building setback with a 15 to 20-foot landscape buffer. The landscape 
buffer will include a masonry wall, evergreen trees, and other landscape plantings. 

Procedural Requirements: 

Pre-Application and Development Meetings 
A pre-application meeting was held between the applicant and City Planning staff on November 1, 2021. 
Discussions centered around the process of the Alternative Equivalent Compliance and what alterative 
measures would be appropriate in lieu of the requirements. 
  



Neighborhood Meeting 
The Applicant presented their project at a virtually held meeting on November 15, 2021 to meet 
neighborhood meeting requirements, in compliance with subsection 19-2.2.4 of the Land Management 
Ordinance. A summary of the discussion and sign in sheet are provided within the packet. 

Site Information: 

The proposed Alternative Equivalent Compliance application is for a 23-unit multifamily development at the 
corner of Grove Road and Hawthorne Lane. 

The subject property is zoned OD, Office & Institutional District and is not located within an Overlay District 
or Special Emphasis Neighborhood. Two of the subject properties are currently developed with detached 
single-family dwellings. The third subject property is vacant. Adjacent land uses are single-family detached 
residential and institutional. 

The GVL2040 Future Land Use designation for the property is “Urban Residential.” This residential 
classification is a mixture of low-density and medium density housing types and includes multifamily units, 
townhouses, single-family detached, and single-family attached dwellings. Urban Residential 
neighborhoods are near the downtown area and in pockets east of Laurens Road. This classification allows 
for a density of 10-20 units per acre and is intended to allow compact development within Greenville’s 
historic and traditional neighborhoods, with smaller lots and walkable streets.  Complementary uses, 
customarily found in residential districts, such as community recreation facilities, places of worship, and 
schools, may be allowed. 

 
Staff Analysis: 

Development Use, Layout and Dimensional Requirements 
Per Section 19-6.2. All nonresidential commercial or multi-family developments shall provide a buffer yard 
equal to ten percent of the lot depth, not to be less than ten feet and not to exceed 20 feet in width, along 
a rear and/or side lot line that abuts a single family detached use. Buffer yards that are over ten feet and 
within 20 feet of depth shall include one of the following options: 1.) A buffer yard that includes an alternating 
double row of various evergreen shrubs and may include a berm to achieve a minimum height at time of 
planting of eight feet, planted a maximum of 48 inches on-center; or 2.) A buffer yard that includes 
vegetative screening that meets the standards per 100 linear feet and the requirements of Table 19-6.2-1. 

The applicant proposes to construct a 6-foot-tall masonry wall with stone veneer immediately adjacent to 
the single-family residential property line. Behind the wall, the applicant proposes a double staggered row 
of 8-foot-tall Nellie Stevens Hollies within a 15-foot area and a single row of Japanese Cedars (a genus of 
conifer tree) where only 10-feet of space is available. A retaining wall and additional canopy trees and 
shrubs will be located behind the hollies and cedars. Ground mounted HVAC units will be installed within 
the buffer area closest to the alleyway. The applicant states in their application, that they have met with the 
adjacent property owner and provided a copy of the landscape plans. 

Per Section 19-6.8. All multifamily residential buildings, regardless of height, shall provide a minimum 25-
foot setback from the lot line of any abutting property improved with an existing single-family detached use 
or a parcel zoned R-6 or R-9. 

The applicant proposes to amend the setback for the multifamily building that fronts Grove Road from 20-
feet to 25-feet to achieve full code compliance, however the multifamily building that fronts the unnamed 
alleyway will remain setback 15-feet because relocation would infringe into the required Hawthorne Street 
front setback requirement. 

Staff finds that the alternative equivalent proposal is within reason. The applicant’s changes achieve full 
setback compliance for one of the multifamily buildings. The other multifamily building is short 10 feet but 
complies with the base OD zone rear building setback of 15 feet and relocation inward would result in a 
non-compliant front setback. The applicant’s landscape buffer area falls short of the required 20-foot 
setback in some areas and includes HVAC equipment, which is generally not permissible, with the buffer 
yard. However, the proposed landscape plan adds a 6-foot-tall masonry wall and some canopy trees to the 
required double staggered row of evergreen trees. In addition, there is a sizeable change in grade between 
the two uses that should lessen potential negative impacts. Staff recommends that the Planning 



Commission consider a condition to increase the height of the planned masonry wall to 8-feet and/or require 
vine plants on the single-family residential side of the wall to soften the wall’s mass. Staff also recommends 
that the Japanese Cedar be substituted with a mix of evergreen canopy trees and shrubs instead at time 
of permit.  

STAFF RECOMMENDATION: 

APPROVE, with staff comments and conditions 
 
Staff Comments and Conditions 

Planning Comments and Conditions 

Conditions: 
1) Prior to receipt of a Certificate of Occupancy, an Affidavit of Substantial Compliance shall be provided 

at the time of Final Zoning Inspection. 
2) The masonry wall shall be 8 feet tall instead of 6 feet. In addition, vines shall be planted to grow on the 

exterior of the wall to soften the wall mass. The species of the vines shall be approved by the assigned 
Tree and Landscape plan reviewer at time of permit. 

3) Revise Japanese Cedars to a mix of evergreen canopy trees and shrubs as approved by the assigned 
Tree and Landscape plan reviewer at time of permit. 

 
 
 
Civil Engineer Comments and Conditions 

Recommend: Approve 

Comments: 

Approved with no comments. 
 
 
Environmental Engineer Comments 

Recommend: Approve 

Comments: 

Approve with no comments. 
 
 
Traffic Engineer Comments 

Recommend: Approve 

Comments: 

No comments. 
 
 
Parks & Recreation Comments 

Recommend: Approve 

Comments: 

Reviewed, no comments. 
 

Fire Department Comments 

Recommend: Approve 

 



 
Tree and Landscape Comments 

Recommend: Approve w/ Comments 

Comments: 

Japanese Cedar has been selected as the screening material on areas where the buffer is 10 feet. The 
Ordinance expects canopy trees in areas where the buffer is less than 10 feet. Perhaps consider using a 
mix of evergreen canopy trees along with the proposed shrubs throughout the buffering area to provide a 
variety of heights and coverage. 
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TREES QTY COMMON NAME BOTANICAL NAME SIZE  REMARKS QTY COMMON NAME BOTANICAL NAME SIZE  REMARKS COMMON NAME BOTANICAL NAME SIZE  REMARKS BOTANICAL NAME SIZE  REMARKS SIZE  REMARKS REMARKS RSM 11 `Red Sunset` Maple Acer rubrum `Red Sunset` 3" cal   11 `Red Sunset` Maple Acer rubrum `Red Sunset` 3" cal   `Red Sunset` Maple Acer rubrum `Red Sunset` 3" cal   Acer rubrum `Red Sunset` 3" cal   3" cal   JC 12 Japanese Cedar Cryptomeria japonica 8`   12 Japanese Cedar Cryptomeria japonica 8`   Japanese Cedar Cryptomeria japonica 8`   Cryptomeria japonica 8`   8`   GI 8 Thornless Honey Locust Gleditsia triacanthos inermis `Trueshade` 3" cal   8 Thornless Honey Locust Gleditsia triacanthos inermis `Trueshade` 3" cal   Thornless Honey Locust Gleditsia triacanthos inermis `Trueshade` 3" cal   Gleditsia triacanthos inermis `Trueshade` 3" cal   3" cal   WO 14 Willow Oak Quercus phellos 3" cal   14 Willow Oak Quercus phellos 3" cal   Willow Oak Quercus phellos 3" cal   Quercus phellos 3" cal   3" cal   SHRUBS QTY COMMON NAME BOTANICAL NAME SIZE  REMARKS QTY COMMON NAME BOTANICAL NAME SIZE  REMARKS COMMON NAME BOTANICAL NAME SIZE  REMARKS BOTANICAL NAME SIZE  REMARKS SIZE  REMARKS REMARKS AK 38 Kaleidoscope Abelia Abelia x grandiflora `Kaleidoscope` 3 gal   38 Kaleidoscope Abelia Abelia x grandiflora `Kaleidoscope` 3 gal   Kaleidoscope Abelia Abelia x grandiflora `Kaleidoscope` 3 gal   Abelia x grandiflora `Kaleidoscope` 3 gal   3 gal   AI 17 Girard's Pleasant White Azalea Azalea x 'Girard's Pleasant White' 3 gal   17 Girard's Pleasant White Azalea Azalea x 'Girard's Pleasant White' 3 gal   Girard's Pleasant White Azalea Azalea x 'Girard's Pleasant White' 3 gal   Azalea x 'Girard's Pleasant White' 3 gal   3 gal   AS 18 Girard's Purple Azalea Azalea x 'Girard's Purple' 3 gal   18 Girard's Purple Azalea Azalea x 'Girard's Purple' 3 gal   Girard's Purple Azalea Azalea x 'Girard's Purple' 3 gal   Azalea x 'Girard's Purple' 3 gal   3 gal   SY 26 Spreading Yew Cephalotaxus harringtonia prostrata 3 gal   26 Spreading Yew Cephalotaxus harringtonia prostrata 3 gal   Spreading Yew Cephalotaxus harringtonia prostrata 3 gal   Cephalotaxus harringtonia prostrata 3 gal   3 gal   C 8 Cleyera Cleyera japonica 7 gal   8 Cleyera Cleyera japonica 7 gal   Cleyera Cleyera japonica 7 gal   Cleyera japonica 7 gal   7 gal   GL 20 Jubilation Gardenia Gardenia jasminoides 'Leeone' TM 3 gal   20 Jubilation Gardenia Gardenia jasminoides 'Leeone' TM 3 gal   Jubilation Gardenia Gardenia jasminoides 'Leeone' TM 3 gal   Gardenia jasminoides 'Leeone' TM 3 gal   3 gal   HL2 6 Little Lime Hydrangea Hydrangea paniculata `Little Lime` TM 3 gal   6 Little Lime Hydrangea Hydrangea paniculata `Little Lime` TM 3 gal   Little Lime Hydrangea Hydrangea paniculata `Little Lime` TM 3 gal   Hydrangea paniculata `Little Lime` TM 3 gal   3 gal   IH2 36 Hoogendorn Japanese Holly Ilex crenata `Hoogendorn` 3 gal   36 Hoogendorn Japanese Holly Ilex crenata `Hoogendorn` 3 gal   Hoogendorn Japanese Holly Ilex crenata `Hoogendorn` 3 gal   Ilex crenata `Hoogendorn` 3 gal   3 gal   IBH 9 Inkberry Ilex glabra `Compacta` 3 gal   9 Inkberry Ilex glabra `Compacta` 3 gal   Inkberry Ilex glabra `Compacta` 3 gal   Ilex glabra `Compacta` 3 gal   3 gal   DYH 42 Dwarf Yaupon Holly Ilex vomitoria `Nana` 3 gal  PARKING LOT REQUIREMENTS 42 Dwarf Yaupon Holly Ilex vomitoria `Nana` 3 gal  PARKING LOT REQUIREMENTS Dwarf Yaupon Holly Ilex vomitoria `Nana` 3 gal  PARKING LOT REQUIREMENTS Ilex vomitoria `Nana` 3 gal  PARKING LOT REQUIREMENTS 3 gal  PARKING LOT REQUIREMENTS PARKING LOT REQUIREMENTS NRS 81 Nellie Stevens Holly Ilex x `Nellie R Stevens` 8`   81 Nellie Stevens Holly Ilex x `Nellie R Stevens` 8`   Nellie Stevens Holly Ilex x `Nellie R Stevens` 8`   Ilex x `Nellie R Stevens` 8`   8`   JAN 1 Anise Illicium parviflorum 3 gal   1 Anise Illicium parviflorum 3 gal   Anise Illicium parviflorum 3 gal   Illicium parviflorum 3 gal   3 gal   RL 1 Ruby Loropetalum Loropetalum chinense rubrum `Ruby` 3 gal  PARKING LOT REQUIREMENTS 1 Ruby Loropetalum Loropetalum chinense rubrum `Ruby` 3 gal  PARKING LOT REQUIREMENTS Ruby Loropetalum Loropetalum chinense rubrum `Ruby` 3 gal  PARKING LOT REQUIREMENTS Loropetalum chinense rubrum `Ruby` 3 gal  PARKING LOT REQUIREMENTS 3 gal  PARKING LOT REQUIREMENTS PARKING LOT REQUIREMENTS LW 5 `Emerald Snow` Fringe Flower Loropetalum chinense `Shang White` PP21738 3 gal   5 `Emerald Snow` Fringe Flower Loropetalum chinense `Shang White` PP21738 3 gal   `Emerald Snow` Fringe Flower Loropetalum chinense `Shang White` PP21738 3 gal   Loropetalum chinense `Shang White` PP21738 3 gal   3 gal   GTA 4 George Tabor Azalea Rhododendron x George Tabor 7 gal   4 George Tabor Azalea Rhododendron x George Tabor 7 gal   George Tabor Azalea Rhododendron x George Tabor 7 gal   Rhododendron x George Tabor 7 gal   7 gal   AWS 6 Anthony Waterer Spiraea Spiraea x bumalda `Anthony Waterer` 3 gal   6 Anthony Waterer Spiraea Spiraea x bumalda `Anthony Waterer` 3 gal   Anthony Waterer Spiraea Spiraea x bumalda `Anthony Waterer` 3 gal   Spiraea x bumalda `Anthony Waterer` 3 gal   3 gal   GROUND COVERS QTY COMMON NAME BOTANICAL NAME CONT SPACING REMARKS QTY COMMON NAME BOTANICAL NAME CONT SPACING REMARKS COMMON NAME BOTANICAL NAME CONT SPACING REMARKS BOTANICAL NAME CONT SPACING REMARKS CONT SPACING REMARKS SPACING REMARKS REMARKS HC2 1,670 Creeping St. John`s Wort Hypericum calycinum 1 gal 36" o.c.  1,670 Creeping St. John`s Wort Hypericum calycinum 1 gal 36" o.c.  Creeping St. John`s Wort Hypericum calycinum 1 gal 36" o.c.  Hypericum calycinum 1 gal 36" o.c.  1 gal 36" o.c.  36" o.c.  BBL 267 Big Blue Lilyturf Liriope muscari `Big Blue` QRT 24" o.c.  267 Big Blue Lilyturf Liriope muscari `Big Blue` QRT 24" o.c.  Big Blue Lilyturf Liriope muscari `Big Blue` QRT 24" o.c.  Liriope muscari `Big Blue` QRT 24" o.c.  QRT 24" o.c.  24" o.c.  MOG 120 Mondo Grass Ophiopogon japonicus 4"pot 18" o.c.  120 Mondo Grass Ophiopogon japonicus 4"pot 18" o.c.  Mondo Grass Ophiopogon japonicus 4"pot 18" o.c.  Ophiopogon japonicus 4"pot 18" o.c.  4"pot 18" o.c.  18" o.c.  PE 92 Emerald Blue Moss Phlox Phlox subulata `Emerald Blue` 1 gal 24" o.c.  92 Emerald Blue Moss Phlox Phlox subulata `Emerald Blue` 1 gal 24" o.c.  Emerald Blue Moss Phlox Phlox subulata `Emerald Blue` 1 gal 24" o.c.  Phlox subulata `Emerald Blue` 1 gal 24" o.c.  1 gal 24" o.c.  24" o.c.  SH2 39 Trailing Sweetbox Sarcococca hookeriana humilis 1 gal 18" o.c.  39 Trailing Sweetbox Sarcococca hookeriana humilis 1 gal 18" o.c.  Trailing Sweetbox Sarcococca hookeriana humilis 1 gal 18" o.c.  Sarcococca hookeriana humilis 1 gal 18" o.c.  1 gal 18" o.c.  18" o.c.  PERENNIALS QTY COMMON NAME BOTANICAL NAME CONT SPACING REMARKS QTY COMMON NAME BOTANICAL NAME CONT SPACING REMARKS COMMON NAME BOTANICAL NAME CONT SPACING REMARKS BOTANICAL NAME CONT SPACING REMARKS CONT SPACING REMARKS SPACING REMARKS REMARKS PC 10 Purple Coneflower Echinacea purpurea 1 gal 18" o.c.  10 Purple Coneflower Echinacea purpurea 1 gal 18" o.c.  Purple Coneflower Echinacea purpurea 1 gal 18" o.c.  Echinacea purpurea 1 gal 18" o.c.  1 gal 18" o.c.  18" o.c.  SOD/SEED QTY COMMON NAME BOTANICAL NAME CONT SPACING REMARKS QTY COMMON NAME BOTANICAL NAME CONT SPACING REMARKS COMMON NAME BOTANICAL NAME CONT SPACING REMARKS BOTANICAL NAME CONT SPACING REMARKS CONT SPACING REMARKS SPACING REMARKS REMARKS SOD 12,191 sf Bermuda Sod Cynodon dactylon `Celebration` sod  12,191 sf Bermuda Sod Cynodon dactylon `Celebration` sod  Bermuda Sod Cynodon dactylon `Celebration` sod  Cynodon dactylon `Celebration` sod  sod  
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